Planning, Transport & Sustainability Division
Planning and Rights of Way Panel (EAST) 28 October 2014
Planning Application Report of the Planning and Development Manager

Application address:
Land To Rear Of 28 To 58 Winchester Road and rear of 204-218 Warren Avenue

Proposed development:

Redevelopment of the site to the rear of 28-64 Winchester Road and 204-218 Warren
Avenue to include the construction of a new part 2-storey and part 3-storey building to
provide 14 flats ( 9 x 2 bedroom, 3 x 3 bedroom, 2 x 4 bedroom) with access from Warren
Avenue.

Application 14/00676/FUL Application type FUL

number

Case officer Anna Lee Public speaking 15 minutes
time

Last date for 25.07.2014 Ward Shirley

determination:

Reason for Panel Ward Councillors Clir Chaloner

Major planning

Referral: application SUbjeCt to5 Clir Coombs
or more objections Clir Kaur
Applicant. Homelife Developments Agent: Chris Edmond Associates

Mr Glen Sahota

Recommendation Summary Delegate to Planning and Development Manager
to grant planning permission subject to criteria
listed in report

Community Infrastructure Yes
Levy Liable

Appendix attached

1 | Previous Panel report (30.09.2014)

Recommendation in Full — As previously reported on 30" September 2014

1. Delegate to the Planning and Development Manager to grant planning
permission subject to the completion of a S.106 Legal Agreement to secure:

i. Financial contributions towards site specific transport contributions for
highway improvements in the vicinity of the site in line with Policy SDP4
of the City of Southampton Local Plan Review (March 2006), policies
CS18 and CS25 of the adopted LDF Core Strategy (2010) and the
adopted SPD relating to Planning Obligations (September 2013);

i. Provision of affordable housing in accordance with Policies CS15, CS16 &
CS25 of the Local Development Framework Core Strategy Development
Plan Document - Adopted Version (January 2010) and the adopted SPD
relating to Planning Obligations (September 2013).

ii. Submission of a highway condition survey to ensure any damage to
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the adjacent highway network attributable to the build process is repaired
by the developer.

vi. The submission, approval and implementation of a Carbon Management
Plan setting out how the carbon neutrality will be achieved and/or how
remaining carbon emissions from the development will be mitigated in
accordance with policy CS20 of the Core Strategy and the Planning
Obligations SPD (September 2013).

v. A refuse management plan to ensure arrangements are in place for the
removal of refuse and recycling from the property.

vi.  The submission of a satisfactory slope stability report which
demonstrates that with appropriate mitigation if necessary the
development would not be subject to or cause land instability issues.

vii.  An obligation to preclude future residents being issued with car parking
permits.

In the event that the legal agreement is not completed within three months of
the Planning and Rights of Way Panel the Development Manager be
authorised to refuse permission on the ground of failure to secure the
provisions of the Section 106 Legal Agreement.

That the Planning and Development Manager be given delegated powers to
add, vary and/or delete relevant parts of the Section 106 agreement and/or
conditions as necessary.

Addendum Report - Background

This will be the third time this planning application has been considered by the
Planning Panel having been previously deferred and adjourned.

Firstly, the application was deferred by the Planning Panel on 2"% September
2014 as Members felt that insufficient car parking was provided in order to meet
the travel demands of the development. All other matters were found to be
acceptable and the applicants were asked to secure additional car parking ahead
of the application being determined. A revised plan showing 11 spaces was
submitted and residents notified.

This item was then adjourned at the last Panel meeting (30.09.2014) in order for
the Members to undertake an accompanied site visit following the third party
concerns raised at the meeting. A site visit was undertaken on 9" October 2014
where Members were able to view the site and the location of the proposed car
parking area. During the site visit it was noted that two parking spaces (labelled
as 1 and 2 on plan ref: 27327 150 Rev D) were to be located in a position which
blocks existing access to adjacent neighbouring properties.

Members unanimously agreed following the advice from the Planning and
Development Manager that on the basis the parking spaces would prevent access
the item should be refused unless the parking layout is amended.

Members also agreed that the applicant should be given the option to amend the
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scheme ahead of a final decision being made. The applicant has agreed to this
amendment and revised plans have been submitted showing 9 parking spaces to
serve the 14 flats (this represents 1 additional space to that considered on 2™
September, and 2 fewer than that considered by Panel on 30" September).
Interested third parties and neighbours have been notified by letter (dated 13"
October inviting comments by 27" October) of these amended plans. No
additional site notice or press notice is required and only those residents that
have previously written in with concerns have been written to as is standard
practice with amendments. Any additional comments received will be reported
verbally at the meeting

This addendum to the main report should be read in conjunction with the attached
Panel report from 30" September (Appendix 1).

Proposal

In addition to the revised car parking layout a more detailed site layout and block
plan has been provided that gives a better indication of the proposal in relation to
its context. Other than the revised parking layout the proposal remains exactly
the same.

Consultation Response

Highways Development Management — No objection to the revisions.

No highway objection is raised to the revised plan indicating the provision of a
total of 9 parking spaces associated with this development. Balancing the correct
number of parking spaces to support the development whilst trying to minimise
disruption on the access route is difficult, but following the comments made by the
inspector who overturned previous highway concerns and the accompanied site
visit this proposal would meet with that Inspector’s views.

Planning Consideration

The key issues set out in the previous Panel report attached are still relevant and
this addendum only addresses the impacts of the proposed revised car parking
layout. It should be noted that when the item was deferred on 2™ September this
was in order to address the level of on-site parking proposed. All other matters
had been taken as being acceptable.

The insertion of 11 car parking spaces at the site would have resulted in a
development that would have had a detrimental impact on residential amenity in
terms of preventing occupiers from accessing their properties. The revised
scheme removes this impact and provides one more car parking space than
originally submitted. The concerns relating to the right of way are, providing
access is retained and achievable, not a concern for the Planning Panel and
represent a civil matter between the applicant and the affected neighbours.

Members previously requested additional spaces be provided on the site to cater
for the proposed occupiers. However, due to the constraints of the site and the
amount of amenity space proposed any additional spaces would; either have an
adverse impact on existing neighbouring properties in terms of blocking access or
it would reduce the residential amenity of the proposed occupiers in terms of the



removing usable amenity.

The number of spaces now shown (9) provides a suitable balance between the
impact on neighbours and future occupiers and therefore Officers feel the proposal
addresses the Members’ previous concerns.

Summary

4.4 Following the receipt of the revised car parking layout the proposal addresses
concerns relating highway safety and residential amenity. The recommendation
remains to delegate for the completion of a S.106 legal agreement. The Planning

conditions previously recommended remain relevant and have been amended
following the site visit to deal with all outstanding matters.

Conclusion
5.1 As previously stated the Planning Inspector gave clear conclusion and therefore

any recommendation other than for approval subject to appropriate conditions
would be unreasonable.

Local Government (Access to Information) Act 1985
Documents used in the preparation of this report Background Papers

1(@), 1(b), 1(c), 1(d), 2(b), 2(d).4(f), 4(qq), 6(c), 7(a), 9(a), 9(b).

ARL for 28/10/14 PROW Panel

PLANNING CONDITIONS to include:

01. APPROVAL CONDITION - Full Permission Timing Condition - Physical works
The development works hereby permitted shall begin not later than three years from the
date on which this planning permission was granted.

Reason:
To comply with Section 91 of the Town and Country Planning Act 1990 (as amended).

02. APPROVAL CONDITION - Details & samples of building materials to be used
[Pre-Commencement Condition]

No development works shall be carried out unless and until a detailed schedule of
materials and finishes including samples (if required by the LPA) to be used for external
walls, windows, doors and the roof of the proposed buildings has been submitted to and
approved in writing by the Local Planning Authority. Details shall include all new glazing,
panel tints, stained weatherboarding, drainage goods, and the ground surface treatments
formed. Development shall be implemented only in accordance with the agreed details.

Reason:
To enable the Local Planning Authority to control the development in detail in the interests
of amenity by endeavouring to achieve a building of visual quality.



03. APPROVAL CONDITION - Access Road (Pre-Commencement Condition)

No development shall commence until full details of the construction of the access road to
a minimum width of 2.8 metres shall be submitted to the Local Planning Authority for
approval in writing. These details shall include the alterations to surface treatment
including crossover arrangements to existing garages and parking spaces, traffic calming
measures, finished contours, levels and lighting. The agreed scheme shall be
implemented as approved prior to the flats first coming into occupation and shall thereafter
be retained.

REASON
To ensure a satisfactory means of access to the development

04. APPROVAL CONDITION - Storage / Removal of Refuse Material [Pre-Occupation
Condition]

Before the building is first occupied full details of facilities to be provided for the storage
and removal of refuse from the premises together with the provision of suitable bins
accessible with a level approach shall be submitted to and approved in writing by the Local
Planning Authority. The facilities shall include accommodation and the provision of
separate bins for the separation of waste to enable recycling. The approved refuse and
recycling storage shall be retained whilst the building is used for residential / commercial
purposes.

Reason:
In the interests of visual amenity, the amenities of future occupiers of the development and
the amenities of occupiers of nearby properties.

05. APPROVAL CONDITION - Cycle storage facilities [Pre-Commencement
Condition]

Adequate cycle storage facilities to conform to the Local Planning Authorities standards
shall be submitted to and be approved in writing by the Local Planning Authority and be
provided within the site before the development hereby permitted commences and such
storage shall be permanently maintained for that purpose.

Reason:
To prevent obstruction to traffic in neighbouring roads and to encourage cycling as an
alternative form of transport.

06. APPROVAL CONDITION - Sightlines specification [Pre-Commencement
Condition]

Notwithstanding the provisions of the Town and Country Planning General Development
Order 1988 no fences walls or other means of enclosure including hedges shrubs or other
vertical structures shall be erected above a height of 600m above carriageway level within
the sight line splays.

Reason:
To provide safe access to the development and to prevent congestion on the highway.

07. APPROVAL CONDITION Parking and Access [pre-occupation condition]

Prior to the occupation of the development hereby approved both the access to the site as
per the approved drawings to a width of 2.8m, and the 9 parking spaces to a size of 5m by
2.4m for the development shall be provided in accordance with the plans hereby approved.
The parking spaces shall be retained for that purpose and not used for any commercial
activity.



Reason:
To ensure a satisfactory form of development

08. APPROVAL CONDITION - Construction Environment Management Plan (Pre-
Commencement Condition)

Prior to the commencement of any development a written construction environment
management plan shall be submitted to and approved by the LPA. The plan shall contain
method statements and site specific plans to prevent or minimise impacts from noise,
vibration, dust and odour for all operations, as well as proposals to monitor these
measures at the site boundary to ensure emissions are minimised beyond the site
boundary. The management plan will include details of where site operatives will park,
detailing how deliveries will be timed to ensure that vehicles are not waiting on Warren
Avenue, and shall include measures for ensuring that the existing right of way is not
blocked with all existing access rights respected for the duration of the build. All specified
measures shall be available and implemented during any processes for which those
measures are required.

Reason:
To protect the amenities of the occupiers of existing nearby properties.

09. APPROVAL CONDITION - Code for Sustainable Homes [Pre-Commencement
Condition]

Before the development commences, written documentary evidence demonstrating that
the development will achieve at minimum Level 4 of the Code for Sustainable Homes in
the form of a design stage assessment, shall be submitted to the Local Planning Authority
for its approval, unless an otherwise agreed timeframe is agreed in writing by the LPA.

REASON:

To ensure the development minimises its overall demand for resources and to
demonstrate compliance with policy CS20 of the Local Development Framework Core
Strategy Development Plan Document Adopted Version (January 2010).

10. APPROVAL CONDITION - Code for Sustainable Homes [Performance Condition]
Within 6 months of any part of the development first becoming occupied, written
documentary evidence proving that the development has achieved at minimum Level 4 of
the Code for Sustainable Homes in the form of post construction assessment and
certificate as issued by a legitimate Code for Sustainable Homes certification body, shall
be submitted to the Local Planning Authority for its approval.

REASON:

To ensure the development has minimised its overall demand for resources and to
demonstrate compliance with policy CS20 of the Local Development Framework Core
Strategy Development Plan Document Adopted Version (January 2010).

11. APPROVAL CONDITION - Sustainable Drainage Systems (Pre-Occupation
Condition)

Prior to the commencement of development a feasibility study demonstrating an
assessment of the potential for the creation of a sustainable drainage system on site shall
be carried out and submitted to the Local Planning Authority. Any measures shown to be
feasible shall be verified in writing by the Local Planning Authority and implemented prior
to first occupation of the development hereby granted consent. If the study demonstrates
the site has the capacity for the implementation of a sustainable drainage system, a



specification shall be agreed in writing with the Local Planning Authority. A sustainable
drainage system to the approved specification must be installed and rendered fully
operational prior to the first occupation of the development hereby granted consent and
retained thereafter. In the development hereby granted consent, peak run-off rates and
annual volumes of run-off shall be no greater than the previous conditions for the site.

REASON:

To conserve valuable water resources, in compliance with and to demonstrate compliance
with policy CS20 of the Local Development Framework Core Strategy Development Plan
Document Adopted Version (January 2010) and to prevent an increase in surface run-off
and reduce flood risk.

12. APPROVAL CONDITION - Surface / foul water drainage [Pre-commencement
Condition]

No development approved by this permission shall commence until a scheme for the
disposal of foul water and surface water drainage have been submitted to and approved in
writing by the Local Planning Authority and no building shall be occupied unless and until
all drainage works have been carried out in accordance with such details as approved by
the Local Planning Authority and subsequently implemented and maintained for use for the
life of the development.

Reason:
To ensure satisfactory drainage provision for the area.

13. APPROVAL CONDITION - Public Sewer protection [Performance Condition]
The developer must advise the Local Planning Authority (in consultation with Southern
Water) of the measures which will be undertaken to protect the public sewers, prior to the
commencement of the development.

Reason:
In order to safeguard the public sewer.

14. APPROVAL CONDITION - Landscaping, lighting & means of enclosure detailed

plan [Pre-Commencement Condition]

Notwithstanding the submitted details before the commencement of any site works a

detailed landscaping scheme and implementation timetable shall be submitted, which

includes:

i. proposed finished ground levels or contours; means of enclosure; car parking layouts;
other vehicle pedestrian access and circulations areas, hard surfacing
materials, structures and ancillary objects (refuse bins, lighting columns etc.);

ii. planting plans; written specifications (including cultivation and other operations
associated with plant and grass establishment); schedules of plants, noting
species, plant sizes and proposed numbers/planting densities where appropriate;

iii. an accurate plot of all trees to be retained and to be lost. Any trees to be lost shall be
replaced on a favourable basis (a two-for one basis unless circumstances
dictate otherwise);

iv. details of any proposed boundary treatment, including retaining walls; and

v. alandscape management scheme.

vi. Additional planting to the northern boundary.

Any trees, shrubs, seeded or turfed areas which die, fail to establish, are removed or
become damaged or diseased, within a period of 5 years from the date of planting shall be
replaced by the Developer in the next planting season with others of a similar size and



species unless the Local Planning Authority gives written consent to any variation. The
Developer shall be responsible for any replacements for a period of 5 years from the date
of planting.

The approved hard and soft landscaping scheme (including parking) for the whole site
shall be carried out prior to occupation of the building or during the first planting season
following the full completion of building works, whichever is sooner. The approved scheme
implemented shall be maintained for a minimum period of 5 years following its complete
provision.

Reason:

To improve the appearance of the site and enhance the character of the development in
the interests of visual amenity, enhance neighbour amenity to ensure that the development
makes a positive contribution to the local environment and, in accordance with the duty
required of the Local Planning Authority by Section 197 of the Town and Country Planning
Act 1990

15. APPROVAL CONDITION - Tree survey plan [Pre-Commencement Condition]

No operation in connection with the development hereby permitted shall commence on site
until an accurate plan showing the position of all trees on site has been submitted to and
agreed in writing with the Local Planning Authority. This plan shall identify those trees to
be retained and the development shall proceed only in accordance with these agreed
details.

Reason:
To ensure easy identification of all trees to be retained pursuant to any other condition of
this decision notice.

16. APPROVAL CONDITION - no storage under tree canopy [Performance Condition]
No storage of goods including building materials, machinery and soil, shall take place
underneath the crown spread of the trees to be retained on the site. There will be no
change in soil levels or routing of services through tree protection zones or within canopy
spreads, whichever is greater. There will be no fires on site. There will be no discharge of
chemical substances including petrol, diesel and cement mixings within the tree protection
zones or within canopy spreads, whichever is greater.

Reason:
To preserve the said trees in the interests of the visual amenities and character of the
locality.

17. APPROVAL CONDITION - Tree Retention and Safeguarding [Pre-Commencement
Condition]

All trees to be retained pursuant to any other condition of this decision notice shall be fully
safeguarded during the course of all site works including preparation, demolition,
excavation, construction and building operations. No operation in connection with the
development hereby permitted shall commence on site until the tree protection as agreed
by the Local Planning Authority has been erected. Details of the specification and position
of all protective fencing shall be indicated on a site plan and agreed with the Local
Planning Authority in writing before any site works commence. The fencing shall be
maintained in the agreed position until the building works are completed, or until such
other time that may be agreed in writing by the Local Planning Authority following which it
shall be removed from the site.



Reason:
To ensure that trees to be retained will be adequately protected from damage throughout
the construction period.

18. APPROVAL CONDITION - Overhanging tree loss [Performance Condition]

For the duration of works on the site no trees on or overhanging the site shall be
pruned/cut, felled or uprooted otherwise than shall be agreed in writing by the Local
Planning Authority. Any tree removed or significantly damaged, other than shall be
agreed, shall be replaced before a specified date by the site owners /site developers with
two trees of a size, species, type, and at a location to be determined by the Local Planning
Authority.

Reason:

To secure a satisfactory setting for the proposed development and to ensure the retention,
or if necessary replacement, of trees which make an important contribution to the
character of the area.

19. APPROVAL CONDITION - Ecological Mitigation Statement [Pre-Commencement
Condition]

Prior to development commencing, including site clearance, the developer shall submit a
programme of habitat and species mitigation and enhancement measures which unless
otherwise agreed in writing by the Local Planning Authority shall be implemented in
accordance with the programme before any demolition work or site clearance takes place.

Reason
To safeguard protected species under the Wildlife and Countryside Act 1981 (as
amended) in the interests of preserving and enhancing biodiversity.

20. APPROVAL CONDITION - Archaeological investigation [Pre-Commencement
Condition]

No development shall take place within the site until the implementation of a programme of
archaeological work has been secured in accordance with a written scheme of
investigation which has been submitted to and approved by the Local planning Authority.

Reason:
To ensure that the archaeological investigation is initiated at an appropriate point in
development procedure.

21. APPROVAL CONDITION - Archaeological work programme [Performance
Condition]

The developer will secure the completion of a programme of archaeological work in
accordance with a written scheme of investigation which has been submitted to and
approved by the Local planning Authority.

Reason:
To ensure that the archaeological investigation is completed.

22. APPROVAL CONDITION- Land Contamination investigation and remediation
[Pre-Commencement & Occupation Condition]

Prior to the commencement of development approved by this planning permission (or
such other date or stage in development as may be agreed in writing with the Local
Planning Authority), a scheme to deal with the risks associated with contamination of the
site shall be submitted to and approved by the Local Planning Authority. That scheme



shall include all of the following phases, unless identified as unnecessary by the preceding
phase and approved in writing by the Local Planning Authority:

1. A desk top study including;

historical and current sources of land contamination

results of a walk-over survey identifying any evidence of land contamination

identification of the potential contaminants associated with the above

an initial conceptual site model of the site indicating sources, pathways and
receptors

a qualitative assessment of the likely risks

any requirements for exploratory investigations.

2. A report of the findings of an exploratory site investigation, characterising the site
and allowing for potential risks (as identified in phase 1) to be assessed.

3. A scheme of remediation detailing the remedial actions to be taken and how they
will be implemented.

On completion of the works set out in (3) a verification report shall be submitted to the
Local Planning Authority confirming the remediation actions that have been undertaken in
accordance with the approved scene of remediation and setting out any measures for
maintenance, further monitoring, reporting and arrangements for contingency action. The
verification report shall be approved by the Local Planning Authority prior to the occupation
or operational use of any stage of the development.

Any changes to these agreed elements require the express consent of the local planning
authority.

Reason:

To ensure land contamination risks associated with the site are appropriately investigated
and assessed with respect to human health and the wider environment and where
required remediation of the site is to an appropriate standard.

23. APPROVAL CONDITION - Use of uncontaminated soils and fill [Performance
Condition]

Clean, uncontaminated soil, subsoil, rock, aggregate, brick rubble, crushed concrete and
ceramic shall only be permitted for infilling and landscaping on the site. Any such materials
imported on to the site must be accompanied by documentation to validate their quality
and be submitted to the Local Planning Authority for approval prior to the occupancy of the
site.

Reason:
To ensure imported materials are suitable and do not introduce any land contamination
risks onto the development.

24. APPROVAL CONDITION- Unsuspected Contamination [Performance Condition]
The site shall be monitored for evidence of unsuspected contamination throughout
construction. If potential contamination is encountered that has not previously been
identified no further development shall be carried out unless otherwise agreed in writing by
the Local Planning Authority. Works shall not recommence until an assessment of the
risks presented by the contamination has been undertaken and the details of the findings
and any remedial actions has been submitted to and approved by the Local Planning
Authority. Any changes to the agreed remediation actions will require the express written
consent of the Local Planning Authority.



Reason:
To ensure any land contamination not previously identified is assessed and remediated so
as not to present any significant risks to human health or, the wider environment.

25. APPROVAL CONDITION Obscure Glazing [performance condition]

The windows in the east side elevation of the development hereby approved, above
ground floor level, shall be fixed shut and obscurely glazed and retained in this manner for
the lifetime of the development.

Reason:
In the interests of residential amenity

26. APPROVAL CONDITION - Amenity Space Access [Pre-Occupation Condition]
The external amenity space serving the development hereby approved, and pedestrian
access to it, shall be made available as a communal area prior to the first occupation of
the development hereby permitted and shall be retained with access to it at all times for
the use of the flat units.

REASON:
To ensure the provision of adequate amenity space in association with the approved flats.

27. APPROVAL CONDITION - Hours of work for Demolition / Clearance /
Construction [Performance Condition]

All works relating to the demolition, clearance and construction of the development hereby
granted shall only take place between the hours of;

Monday to Friday 08:00 hours to 18:00 hours (8.00am to 6.00pm)

Saturdays 09:00 hours to 13:00 hours (9.00am to 1.00pm)

And at no time on Sundays and recognised public holidays.

Any works outside the permitted hours shall be confined to the internal preparations of the
buildings without audible noise from outside the building, unless otherwise agreed in
writing by the Local Planning Authority.

Reason:
To protect the amenities of the occupiers of existing nearby residential properties.

28. APPROVAL CONDITION - Wheel Cleaning Facilities [Pre-Use Condition]

During the period of the preparation of the site, excavation for foundations or services and
the construction of the development, wheel cleaning facilities shall be available on the site
and no lorry shall leave the site until its wheels are sufficiently clean to prevent mud being
carried onto the highway.

Reason:
In the interests of highway safety.

29. APPROVAL CONDITION - Approved Plans

The development hereby permitted shall be carried out in accordance with the approved
plans listed in the schedule attached below, unless otherwise agreed in writing with the
Local Planning Authority.

Reason:
For the avoidance of doubt and in the interests of proper planning.



Note to Applicant - Community Infrastructure Liability (Approval)

You are advised that the development appears liable to pay the Community Infrastructure
Levy (CIL). Please ensure that you assume CIL liability prior to the commencement of the
development (including any demolition works) otherwise a number of consequences could
arise. For further information please refer to the CIL pages on the Council's website at:
http://www.southampton.gov.uk/s-environment/policy/community-infrastructure-levy-
guidance.aspx or contact the Council's CIL Officer.

Note to Applicant - Performance Conditions

Your attention is drawn to the performance conditions above which relate to the
development approved in perpetuity. Such conditions are designed to run for the whole life
of the development and are therefore not suitable to be sought for discharge. If you are in
any doubt please contact the Council’s Development Control Service.

Note to Applicant - Pre-Commencement Conditions

Your attention is drawn to the pre-commencement conditions above which require the full
terms of the condition to be satisfied before development commences. In order to
discharge these conditions you are advised that a formal application for condition
discharge is required. You should allow approximately 8 weeks, following validation, for a
decision to be made on such an application. If the Decision Notice includes a
contaminated land condition you should contact the Council’s Environmental Health
Department, and allow sufficient time in the process to resolve any issues prior to the
commencement of development. It is important that you note that if development
commences without the conditions having been formally discharged by the Council in
writing, any development taking place will be unauthorised in planning terms and this may
invalidate the Planning Permission issued. Furthermore this may result in the Council
taking enforcement action against the unauthorised development. If you are in any doubt
please contact the Council’s Development Management Service.
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